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Holdouts!
I. Thomas Black, Libby Howland and Stuart L.
Rogel. The Urban Land Institute, Washington, D.C.,
1983. O0 pp. $19.50.
In the heart of most American planners, there is
a deep respect for the efforts of preservation
activists. Planners are famous (and infamous) for
their advocacy of "interesting" and "diverse" forms
of urban development. Buildings of historic and/or
architectural significance are guarded zealously.
Functional, but perhaps unattractive, retail centers
serving the commercial needs of low and moderate
income residents often find protection in public
planning. This alliance of planners and preservation-
ists is poorly regarded by members of the develop-
ment community, however. Developers challenge
the "professional schizophrenia" of the planning
profession; advocates of a "city beautiful" and a
"diverse city" urban form effect contradictory plan-
ning decisions and confused planning policy. Hold-
outs!, by Andrew Alpern and Seymore Durst illus-
trates this policy contradiction in the context of New
York City's redevelopment process. It is a graphic
study of development compromises and real estate
failure caused by the tenacious, stubborn and some-
times gallant preservation efforts of property owners
and public planners.
Holdouts! is a survey of over fifty-seven cases in
New York City where "frightened holdouts", "greedy
holdouts", "professional holdouts" and "foolish
holdouts" frustrated the planning and development
efforts of the city's largest real estate concerns.
Alpern and Durst have little affection for their an-
tagonists. Holdouts are regarded as mischievous, ex-
ploitive property owners and leaseholders who
thwart the city's revitalizations with "unreasonable
demands" for compensation of their lost property.
"Holdouts are the bane of any developer's existence,"
the authors argue, ". . . they also work to the detri-
ment of the new building's occupants when they
result in higher rents, and to the public when they
do visual damage to the streetscape." Alpern and
Durst hope to "encourage a public awareness of
holdouts that will help prevent interference with the
rejuvenation of New York, which is so essential to
a healthy economy." This theme is prominent
throughout the case descriptions.
Despite the authors' more serious objectives, the
audacity and vigor of many of the city's holdouts
inspire admiration. The restaurant owners and
residential tenants who prove unwilling to accom-
modate the developers' image of a beautiful city are
often the "good guys" of these studies. "But, I've run
this business for 47 years . . . the best years of my life!
And now, here you come offering money in ex-
change for. . .for my life! Well. . ." Holdouts! is a
book recounting the adventures of Davids and
Goliaths; a daily adventure in modern America.
Holdouts! avoids any pretension of objectivity.
The researchers are developers recounting the tales
of a developer's files (The Durst Organization).
Since most cases involve a substantial victory for
the holdout, it is easy to ignore the cries of Alpern
and Durst.
As a formal analysis of real estate politics,
Holdouts! offers little insight for professional plan-
ners. As an anecdotal, delightful and spirited ac-
counting of inner city land battles, however,
Holdouts! may well deserve a place in your coffee
table library.
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Conditions for Success and
Project Profiles
Andrew Alpern and Seymour Durst. McGraw-Hill
Book Company, New York, 1984. 175 pp. $29.95.
American planners would be poorer students and
practitioners of real estate development without the
efforts and publications of the Urban Land Institute.
Among their most recent efforts is Downtown Retail
Development; Conditions For Success and Project
Profiles by J. Thomas Black, Libby Howland and
Stuart Rogel. In this concise, yet comprehensive
survey of retail development trends, strategies, and
opportunties, the authors detail specific tools and
policies available to public and private developers
concerned with the revitalization of the nation's cen-
tral business districts.
Like many of the Institute's books, Downtown
Retail Development serves as a handbook and a
primer for the practice and pursuit of responsible
development planning. The early chapters describe
the history of retail development in American cities.
The glorious rise and dramatic fall of central city
retail activity is briefly chronicled. A variety of
charts and tables document the demographic and
economic behavior of the country's consumers. For
most urban planning professionals, much of the
book's historical analysis is painfully familiar. Most
of the statistical data supporting the author's survey
of retail trends derives from 1978 and 1980 Census
information. Though already dated with the publi-
cation of the 1982 Census reports, the compilation
of retail sales and retail development across regions,
SMSA's, and within central business districts pro-
vides a useful starting point for local retail trend
analysis.
The most valuable contribution of Downtown
Retail Development for public planners and plan-
ning consultants is found in a section on retail
revitalization strategies. The authors present an
outline for retail market assessments and project
planning objectives. Guidelines for retail develop-
ment include:
• Identify and play on a theme unique to
downtown;
• If one or more department stores have
weathered the postwar period of downtown
retail decline, consider it (them) a possible
centerpiece of the retail strategy;
• Recognize that new projects can drain sales
from existing retail, and cope with this
possibility in planning;
• Obey basic rules of retailing;
• Do not overlook opportunities for small-scale
retail initiatives;
• Initiate retail projects at a scale large enough
to make a difference, to make people sit up and
take notice;
• Do not make retail redevelopment the first step
in downtown renewal;
• Consider innovative management mechanisms
as a tool for strengthening downtown retailing;
• Build an on-going, public-private coalition.
Each of these general recommendations is expound-
ed upon and related to the twenty-five project pro-
files described in the book's latter half. The authors
are quick to discount their development program as
only an overview of the most general problems and
challenges inherent to successful retail planning. In
its ninety pages of text, however, even these simplistic
guides are a vast improvement over the supply-side
programs of red brick pedestrian malls or pseudo-
space age retail transitways which remain abandoned
and ignored by central city shoppers.
Downtown Retail Development is also valuable
as a compendium of large scale retail development
planning cases. The cases are divided into project
types: Major Shopping Malls, Speciality/Festival
Centers, and Mixed-Use Retailing Centers. Within
each section, a sample of the most successful and /or
ambitious projects is presented. The projects are
described in terms of their size, design, tenant mix,
geographic location, amenities, proximity to public
services and supporting retail, cultural or recrea-
tional areas. The market conditions, development
rationale, financing and development costs, and a
summary of the project's performance illustrate the
objectives and the experience of prominent down-
town retail developers. The range of project types
and the history of their development exemplifies the
complexity of retail planning.
As a component of central city revitalization,
retail development will continue to play an import-
ant role. The recommendations, cases, and refer-
ences included in Downtown Retail Development;
Conditiotis for Success and Project Profiles well in-
form planners and developers of the unique con-
straints and opportunities associated with down-
town retail investment. The work is a primer; a
starting point for further research and additional
discussion. It is a small survey of prominent retail
projects. These grand examples are beyond the scope
of most public agencies capacity. Nonetheless, the
lessons of successful development are lessons to be
learned and properly applied. In its ability to bet-
ter inform retail planning, Downtown Retail
Development offers lessons which are well worth
careful study.
